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The South Central Regional Plan of Conservation 
and Development is a general guide for land 
use conservation and development for the 15 
town region comprised of Bethany, Branford, 
East Haven, Guilford, Hamden, Madison, 
Meriden, Milford, New Haven, North Branford, 
North Haven, Orange, Wallingford, West Haven, 
and Woodbridge. The chapters and content of 
South Central Region:  Plan of Conservation and 
Development 2018-2028 are determined by State 
Statute (CGS 8- 35a) and must be consistent with 
the Connecticut Conservation and Development 
Policies Plan.
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Once adopted, this document must be updated 
every 10 years. This plan was developed through 
a participatory process, and reviewed extensively 
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The South Central Regional Council of 
Governments (SCRCOG) was established in 1985 
per the Connecticut General Statutes (CGS) with 
the approval of each legislative body from the 
following fifteen municipalities: Bethany, Branford, 
East Haven, Guilford, Hamden, Madison, Meriden, 
Milford, New Haven, North Branford, North 
Haven, Orange, Wallingford, West Haven, and 
Woodbridge.  In 1947, the Connecticut General 
Assembly (CGA) enacted legislation allowing 
two or more contiguous towns with planning 
commissions to form a regional planning authority. 
In 1948, a few municipalities in our region were 
the first to take advantage of the opportunity and 
formed the Regional Planning Authority of the 
South Central Region. By 1960, the authority was 
serving all fifteen towns in the region. 

SCRCOG is one of nine Councils of Governments 
(COGs) in Connecticut. For federally-mandated 
transportation planning purposes, SCRCOG 
has been designated as Metropolitan Planning 
Organization (MPO).

SCRCOG provides a platform for inter-municipal 
coordination, cooperation, and decision making. 
Over the years, SCRCOG has addressed numerous 
issues, such as those related to transportation 
planning, land use planning, and environmental 
planning.  In addition, SCRCOG coordinates 
the Regional Planning Commission (RPC), 
which acts as an advisory board on Statutory 
Referrals.  Referrals may include amendments 
to Zoning Regulations, Subdivision Applications, 
and Municipal Plans of Conservation and 
Development. The RPC is responsible for preparing 
and updating the Regional Plan of Conservation 
and Development (POCD), per the requirements 
of CGS Section 8-35a.  The regional POCD is 
updated at least once every ten years is a 
guidance document that set policy priorities for 
the future of the region.  

EXECUTIVE SUMMARY



Plan of Conservation and Development 2018-2028

7

The regional POCD was last updated in June 
2008, and amended in July 2009 to incorporate 
updated Sewer Service Area Mapping for the 
fifteen municipalities in the region. Since the 
adoption of the 2008 regional POCD, the State 
established new standards around priority 
funding areas identified within its 2013-2018 State 
Conservation and Development Policies Plan. 
Public Act 16-144 requires regional POCDs to 
consider the need for technology infrastructure.  
This regional POCD was developed with these 
changes and requirements in mind.

The data and analysis for this POCD reflect the 
region’s transition out of the Great Recession of 
the late 2000s. While total population remained 
flat over the past decade, its composition 
changed. The population of the region is aging. 
Yet, the region is home to a larger proportion 
of younger millennials than other regions, and 
the State on the whole. The region’s economy is 
diverse. While “Eds and Meds” (Educational and 
Medical Institutions) and arts, entertainment, and 
tourism are significant industries, manufacturing, 
professional services and the financial industry 
remain important. Through significant planning 
and investment, transit oriented development is 
beginning to take root along the two main rail 
corridors, and is expected to continue over the 
next decade, helping to diversify the region’s 
housing stock, reduce traffic congestion, and 
facilitate better connections between housing 
and employment.  

Public engagement throughout the planning 
process highlighted economic development and 
innovation as a high priority issue for the region. 
This priority includes developing an educated 
workforce, and ensuring that a variety of 
employment and transportation options exist.

The vision, goals, and strategies presented in 
this plan reflect the trends, analysis and input 
obtained from municipal and regional officials 
and other stakeholders. This plan is organized 
around three broad themes: the human, natural, 
and built environments — all of which are integral 
to one another and include overlapping goals. 
Ensuring the long-term sustainability of the region is 
an over-arching objective of this plan that applies 
to all three thematic areas. Planning strategies 
focus on promoting growth and transit-oriented 
development within existing town/village centers; 
ensuring the protection and preservation of 
natural resources for the ecological, economic 
and cultural benefits they offer; increasing 
housing diversity where it can be supported; and 
promoting easy access to job centers.  The Plan 
concludes with a framework for implementation 
(“Action Plan”), which is only possible with 
continued inter-municipal coordination and 
cooperation.

 

The South Central Regional Council of 
Governments is dedicated to regional 
cooperation enabling cities and towns 
to work together to accomplish projects 
they cannot do as efficiently or cost 
effectively by themselves; creating a 
sense of pride in the region by aspiring to 
the highest quality of life and economic 
well being that can be achieved and 
greater accountability through voluntary 
cooperation in the region with productive 
results that benefit the entire region.
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INTRODUCTION

Pearl Harbor Memorial Bridge

South Central Connecticut is a dynamic region 
that is home to large-scale, nationally recognized 
businesses and institutions as well as a myriad of 
smaller biotech, digital, software services and 
advanced manufacturing companies. Several 
multi-family housing units and transit-oriented 
development (TOD) projects are built, under 
construction or planned, opening up new housing 
opportunities for current and future residents. 
The State has made significant investment in 
regional infrastructure, from the Pearl Harbor 
Memorial Bridge to the New Haven-Hartford-
Springfield (NHHS) Rail line. Bike and pedestrian 
improvements, and coastal infrastructure 
improvements have garnered public and financial 
support.  Considerable progress has been 
made to reduce greenhouse gas emissions and 
conserve energy over the past five years thus 
improving the overall public health of the region. 
The scheduled opening of two new train stations 
at Wallingford and Meriden in 2018 to serve the 
NHHS Rail and implementation of potential rail 
upgrades to accommodate high speed rail 
service in the Northeast Corridor over the next 
decade will further open up opportunities for 
better establishing South Central Connecticut’s 
role within the wider region, as well as attracting 
new talent and, enhancing employment and 
housing opportunities within the region. 
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The region’s close proximity to New York and 
Boston, the presence of high quality educational 
institutions, successful bio-tech and health 
industries, internationally recognized arts and 
cultural destinations, high quality regional parks, a 
high functioning regional port, one of the nation’s 
busiest commuter rail systems, a growing airport, 
and a beautiful coastline position the region to 
serve as one of the major economic and cultural 
destinations in the northeast. 

In creating this regional plan, the South Central 
Regional Council of Governments (SCRCOG) 
assessed current conditions throughout the 
region, and engaged its fifteen diverse member 
municipalities and other regional stakeholders 
through a variety of methods in discussions 
about the region’s current opportunities and 
challenges, and its future. The results of this 
thoughtful dialogue are incorporated throughout 
the vision, goals and strategies presented in this 
plan. SCRCOG intends for this plan to promote 
engagement with and among its members on 
significant issues facing the region.

Meriden Green on opening weekend, September 2016

The plan is organized around three broad themes: 
the human environment, the natural environment, 
and the built environment. While these themes 
help to present the information and objectives 
of the region in a cohesive manner, no one 
theme operates independently of the others. The 
objectives in any one thematic area are intended 
to support the guiding vision and objectives of all 
three “environments” of the region. 
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Home to 570,596 people and covering 370 square 
miles, the South Central Connecticut Region 
(SCRCOG) provides varied lifestyle choices in its 
fifteen diverse towns/municipalities. The presence 
of world class arts, cultural, and entertainment 
facilities and, healthcare and educational 
institutions makes it unique in Connecticut, thus 
attracting visitors from all over the world. It has the 
third highest population among the nine regional 
council of governments in Connecticut.

OUR REGION TODAY
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Our Region Today
Home to 570,596 people and covering 370 square miles, the South Central Connecticut Region (SCRCOG) provides varied 
lifestyles choices and natural environments in its fifteen diverse towns/municipalities. The presence of world class arts, cultural, 
and entertainment facilities and, healthcare and educational institutions makes it unique in Connecticut, thus attracting visitors 
from all over the world. It has the third highest population among the nine regional council of governments in Connecticut.

Surrounding Regions Connecticut SCRCOG

1 in 6 (16%) 
CT residents 

live in the region

1 in 7 
are 

Hispanic

1 in 6 
are seniors 

aged 65 and over

1 in 8 
are millennials 

between ages 20-29

1 in 8 
are 

African American
244k

dwellings

1 Unit

2-4 Units

5+ Units

20%

21%

59%

56%
owner occupied

31k
affordable housing units

28%
of the region
is open space

359k
jobs

34%
Health care 
and social 
services

23%

Educational 
services

15%
Arts, 

entertainment 
and tourism

Commuting to Work

437k
Drive alone

80% 8% 5% 5% 2%

47k
Carpool

30k
Public Transit

26k
Walking

9k
Other

OTHER

Long Island Sound

Interstates

Top Three Industries 

Source: U.S. Census 2010.
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THE VISION FOR SOUTH 
CENTRAL CONNECTICUT

SCRCOG and its members envision 
South Central Connecticut will be 

•	 …a region that preserves the 
character of its unique centers, 
villages, neighborhoods, and places. 

The region has fifteen diverse municipalities, 
each with its own values, and unique social, 
natural and physical attributes. This variety 
is what makes South Central Connecticut 
an attractive and livable region. The region 
maintains this diversity that helps shape its 
character, even as it continues to grow and 
evolve. 

•	  …a region with strong urban 
cores and thriving suburban/rural 
communities.          

Many attractive and growing regions in the 
nation have vital urban cores with supporting 
suburbs and more rural areas that lend their 
unique qualities to the identity of the overall 
region. In the South Central Region, New 
Haven, Hamden, West Haven, Milford and 
Meriden represent urban cores providing 
significant employment and housing 
opportunity, as well as a higher density of 
cultural, entertainment and recreational 
amenities. The South Central Region’s 
more suburban and rural communities 
provide significant natural and recreational 
amenities, and diversity in employment and 
housing opportunities that are critical to the 
overall function of the region. South Central 
Connecticut maintains and supports this 
diversity of successful urban, suburban and 
rural communities. 
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•	 …a region with several vibrant and 
livable “centers.”

Millennials and seniors have a large 
representation in the region presently. These 
growing segments of the population typically 
seek smaller housing units, accessible services, 
and efficient public transportation systems. 
Moreover, compact development optimizes 
public infrastructure investments and promotes 
public health. Therefore, the region promotes 
livable centers that are diverse in scale in 
appropriate village, town and urban locations.

•	 …a region with diverse housing 
choices.

While housing prices within the region 
are considered reasonable compared to 
neighboring counties and regions, affordability 
remains a concern due to uneven distribution 
of household incomes and housing choice 
within the region. South Central Connecticut 
therefore supports providing a diversity of 
housing types in appropriate locations that 
enable all households to access quality 
educational, employment and transportation 
opportunities.

•	 …a region with high quality 
transportation and infrastructure 
systems.

The region has already seen significant recent 
investments in aging infrastructure, such as the 
Pearl Harbor Memorial Bridge/ I-91 and I-95 
interchange, improvements to existing transit 
services along the Shoreline East commuter 
rail line, and new multi-modal transportation 
systems, such as the NHHS line, as well as 
improved public water and wastewater 
infrastructure.  The region continues to support 
enhancements to its aging infrastructure, as 
well as the development of new, modern 
infrastructural assets. 

•	 …a region with a balanced and 
globally competitive economy.

Research indicates that global and major 
domestic industries across the nation are 
choosing to locate where skilled labor, low 
taxes, and a creative culture exist. The region 
attracts, supports, and promotes the growth 
and success of existing industries, while 
attracting new businesses from a variety of 
economic sectors.

•	 …a region that fosters a sense of 
pride and belonging.

South Central Connecticut is increasingly 
demographically diverse. It is imperative to 
develop a sense of place and belonging for 
all in order to better attract and maintain 
residents. South Central CT is a region where 
individual communities realize that their 
success is directly linked to the success of the 
region, thus governmental and community 
organizations coalesce around and promote 
an open and inclusive regional identity.  

•	  …a region that is sustainable and 
healthy.

Fostering a sustainable and healthy region 
requires addressing social, environmental and 
physical impediments that affect diverse issues 
such as air quality, coastal resilience, impaired 
waters, and socio-economic isolation and 
stratification. The region considers sustainability 
in all decision-making processes.

•	 …a region that is safe and resilient.
Unfortunately, South Central CT has seen how 
vulnerable the region is to extreme weather, 
sea level rise, flooding, and erosion several 
times over the last few years. The region 
thus supports land use decisions that reduce 
vulnerabilities and minimize losses of life and 
property.

This vision guides the objectives and strategies 
contained in this plan. 
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THE PLANNING PROCESS
The process to develop this plan began in May 
2017 with a review of the 2008 regional POCD 
and all 15 municipal POCDs. Common planning 
themes across the region were identified (see 
Appendix A). The planning team conducted 
a series of focus group meetings with a wide 
variety of municipal and state officials, non-
profit organizations active in the region, regional 
institutions, utility companies, housing developers, 
and area realtors, among others. Each of 
these meetings focused on specific planning 
topics such as demographics, housing, and 
economic development; TOD, smart growth, and 
transportation; agriculture, natural resources, 
open space and recreation; hazard mitigation, 
public safety, emergency management, utilities, 
and energy conservation. A summary of meeting 
minutes is included within Appendix B. Two surveys 
(one for municipal officials and one for the 
general public) were made available from April 
to August 2017 to help inform the POCD update.  
These were distributed through social media, 
individual town websites, the SCRCOG website, 
focus groups, and other avenues. Questions within 
the survey aimed at identifying issues important to 
the region, developing a vision for its future. Results 
of both surveys are available in Appendix C. The 
planning team also provided regular updates 
on the planning process and outcomes at RPC 
meetings and incorporated their feedback within 
the Plan document.
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Summary of Survey Results
The municipal survey garnered 91 responses from 
elected or appointed officials and municipal 
staff, including 13 respondents who identified 
as Planning, Zoning, or Planning & Zoning 
Commissioners, and 8 Councilmen, Selectmen, 
or Aldermen. The public survey collected 156 
responses, all of which are voluntary responses 
and therefore should not be considered to be 
statistical representation of the views of the more 
than 500,000 residents in the SCRCOG area.

Respondents to the municipal survey rated 
economic development and innovation as the 
highest priority issue for the region, followed 
by developing an educated workforce. They 
indicated that the region offers a diversity of 
services and amenities, such as shopping, medical 
care, educational opportunities, entertainment 
and recreational opportunities; those who 
reported not using or having a particular 
amenity in their local community, generally 
avail themselves of that amenity elsewhere in 
the region. Open spaces, natural resources and 
Long Island Sound were ranked highly as regional 
features that they were most concerned about 
losing or degrading. Limited availability of public 
transit was cited as the reason residents did not 
use public transit more often in their respective 
communities. When asked what strategies their 
communities have used to increase affordable 
housing supply, the most commonly-cited strategy 
was to allow mixed-use developments with 
affordable residential units above commercial, 
followed by allowing conventional multi-family 
housing and adopting Incentive Housing Zone 
regulations. There was a general wide-spread 
support for building soft-scape natural solutions 
to mitigate impacts of sea level rise, such as 
natural berms, requiring setbacks off coastal areas 
for development, and elevating transportation 
infrastructure in risk areas.
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Respondents most strongly agreed that the 
region offers a high quality of life and offers an 
adequate variety of recreational opportunities 
and open space. They had the least agreement 
on whether the region had an adequate variety 
of employment and transportation options, which 
corresponds with the results of the municipal 
survey thus indicating these as priorities for 
improvement. The top two strategies that would 
encourage respondents to use transit (bus or train) 
more often are efficient routes and more frequent 
service. They showed a broad support for TODs. 
Respondents generally liked the idea of having 
more open space along waterways, and this may 
be due in part to a widespread feeling that there 
are not enough points of public access (such as 
docks, launches, beaches, and fishing piers) in the 
region. A full summary of survey results is included 
within the Appendix of this document.
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HUMAN ENVIRONMENT
The human environment encompasses the people 
and housing of South Central Connecticut. 
Roughly one in six Connecticut residents reside 
within the region. While the total population of 
570,000 has not significantly increased recently, 
turnover in residents has resulted in an increasingly 
diverse population living in South Central 
Connecticut. Creating housing and an overall 
quality of life that enables upward mobility within 
the region, encourages young working age 
residents to remain, and attracts new residents 
is a primary objective of this plan. SCRCOG is 
well positioned to provide capacity-building and 
community engagement on broad regional issues 
impacting the human environment. Strengthening 
the region’s social capital will further help 
facilitate effective and inclusive governance, 
which can help shape strategies affecting the 
built and natural environments. The following 
broad concerns, identified during the planning 
process, led to the objectives and strategies under 
this theme:

•	 Vitality. The people who live, work, and play 
among the various, distinct neighborhoods of 
the region make up its human environment 
and form the backbone of its vitality. Their 
quality of life and health is directly tied to the 
built and natural environments and overall 
economic success of the region. Therefore, it is 
important to further enhance the quality of life 
for all, through a variety of physical, social and 
environmental initiatives, to improve its vitality. 
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•	 Equity. A large proportion of low-income and 
minority regional residents are located within 
the central core and inner ring suburbs of the 
region, with limited economic and housing 
opportunities. Planning research indicates 
that more inclusive regions that engage entire 
communities in economic opportunities are 
more prosperous overall.  Therefore, there 
is a need to promote racial and economic 
integration and reduce socio-economic 
disparities among the region’s neighborhoods.

•	 Housing Diversity. The region’s increasing 
demographic diversity has increased market 
demand for non-traditional housing types, 
such as accessory housing units. In addition, 
an increase in older and younger adults, who 
tend to desire accessible services in walkable 
locations has resulted in more demand for 
urban-style housing. Promoting housing 
diversity in terms of housing style, tenure, and 
price is critical not only to help maintain the 
region’s current residents, but also to attract 
new residents.

•	 Housing Affordability. Housing affordability 
remains a regional concern not only for low- 
and very-low income households, but also for 
middle-income/ working households. When the 
costs of commuting are factored into housing 
costs, many households throughout the 
region’s more suburban and rural communities 
are cost burdened. There is a need to promote 
safe, adequate and affordable housing, which 
takes many forms throughout the diverse 
communities of the region.

•	 Sustainability. There is a need to promote 
the long-term sustainability of the human 
environment by ensuring that education, 
housing and employment opportunities are 
available and accessible to all. 
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Current Conditions

Demographics
570,596 people were estimated to live in the 
region in 2015, representing very little growth 
from 2010; however, the region’s population 
gained nearly four percent from 2000 to 2010. 
Population forecasts prepared by the State Data 
Center project the region will grow by another five 
percent by 2040. Projected growth by municipality 
indicates that most of this growth will occur in the 
region’s more urbanized communities, such as 
Hamden, Meriden, New Haven and West Haven.

The highest concentration of non-white (minority) 
population is located in the central core i.e., New 
Haven, its inner ring suburbs, and in Meriden. In 
2015, about 73.0% of the population in the region 
identified themselves as white, while roughly 
14.0% identified themselves as black or African 
American. About 15% of the region’s population 
is Hispanic (taking into account all races), an 
increase of approximately 1% from 2010.  
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Savin Rock Festival July 2015

Source: ACS 2015.

The region’s population is aging, as evidenced 
by consistent increases in median age from 36.8 
years in 2000 to 39 years in 2010, and to 39.7 years 
in 2015. However, South Central Connecticut 
has proportionally more young working age 
population (ages 20 to 29) than the State, largely 
due to its concentration of institutions of higher 
learning. Nevertheless, aging of the Baby Boomer 
generation will continue to impact the region, 
as roughly one in six residents of South Central 
Connecticut are seniors aged 65 and over. 

Median household incomes in 2015 reveal 
socio-economic disparities across the region, 
with central core and inner ring suburbs having 
significantly lower values than other communities. 
Four communities fell below the statewide median 
household income of $70,331 - East Haven, 
Meriden, New Haven, and West Haven.

Source: ACS 2015.
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The region is home to eight colleges and 
universities, enrolling over 50,000 undergraduate 
and graduate students. Yale University and 
Southern Connecticut State University (SCSU) 
have the highest total enrollments with more than 
10,000 students each, based on National Center 
for Education statistics. Therefore, it is not surprising 
that the region’s population is relatively well 
educated. Residents with a bachelor’s or higher 
degree in general increased from 2010 to 2015. 
The following educational attainment chart mirrors 
the household income chart above, indicating 
a relationship between educational attainment 
levels and household income. Participants in the 
planning process raised concerns with retaining 
educated population, after they graduate from 
regional institutions.

Source: U.S. Census 2010, and ACS 2015.
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Source: CT State Departmen of Education.

Public school enrollments (PreK-12) are declining 
at a slightly faster rate in the region than in the 
state over the last several years. Multiple factors 
are contributing to this decline such as lower birth 
rates, the impacts of the economic recession on 
the housing market and jobs, and migration. In 
addition, the decrease is not evenly distributed 
around the region, e.g. New Haven Schools have 
been gaining students. 

District 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17
CT 558,377  554,804  549,877  546,347  541,815  538,893

SCRCOG Region 78,790    78,364    77,365    76,524    75,526    74,932    
Bethany 492         473         436         407         383         356         

Brandford 3,341      3,282      3,245      3,108      3,066      2,983      
East Haven 3,297      3,241      3,127      3,011      3,051      2,996      

Guilford 3,684      3,597      3,540      3,427      3,419      3,413      
Hamden 5,897      5,841      5,811      5,680      5,547      5,493      
Madison 3,465      3,390      3,297      3,171      3,027      2,941      
Meriden 8,342      8,260      8,183      8,100      7,993      7,950      

Milford 6,836      6,670      6,434      6,278      6,152      5,926      
New Haven 20,648    21,246    21,420    21,711    21,725    21,981    

North Branford 2,187      2,094      2,018      1,969      1,889      1,842      
North Haven 3,580      3,537      3,402      3,312      3,188      3,162      

Orange 1,273      1,248      1,192      1,180      1,179      1,167      
Wallingford 6,435      6,292      6,108      6,105      6,020      5,908      
West Haven 6,131      6,079      6,010      5,940      5,842      5,786      

Woodbridge 738         745         770         797         775         780         

PK-12 Public School Enrollments
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The region’s labor force (population 16 years and 
over) has remained fairly stable with only a slight 
decrease (1.4 percent decrease) since 2010. 
Nearly all communities in the region experienced 
decreases in their labor forces. However, some of 
the region’s more urban cores, such as Meriden, 
Milford and West Haven experienced more 
significant decreases of around 2 to 2.5%. Several 
focus group discussions raised concerns about 
connecting lower-income laborers with jobs, 
which is especially important for these more urban 
communities experiencing a decrease in labor 
force. 
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New active adult condos in Orange

Housing

Housing unit growth was estimated to have 
outpaced total population growth from 2000 to 
2015 with a 7.5 percent increase from 227,660 units 
to 244,194 units. However, the housing vacancy 
rate also increased during this period. While 34% of 
the region’s occupied units is comprised of rental 
units, those are significantly concentrated in only a 
few communities within the region, including New 
Haven, West Haven, Meriden, Hamden, Branford, 
and East Haven. 

Cost-burdened households, or those households 
that pay more than 30% of income on gross rent 
or housing costs, are a concern within every 
community in the region. Households spending 
that much of their incomes on housing may have 
little left to cover other necessities such as food, 
transportation, health care.

Affordable housing, as defined by the 
Connecticut Affordable Housing Appeals law, 
includes governmentally assisted housing, housing 
currently financed by the Connecticut Housing 
Finance Authority mortgages, and housing subject 
to deed restrictions regarding affordability. 
Affordable housing is concentrated within a 
few communities in the Region, especially those 
with more diverse housing stock, as is evident 
from the Connecticut Department of Economic 
and Community Development’s inventory of 
affordable housing.

Owner-
Occupied

Cost Burdened 
Households

Renter-
Occupied

Cost
Burdened

Households

Total
Cost-Burdened

Households

Bethany 35% 3% 38%
Branford 25% 14% 39%
East Haven 29% 13% 42%
Guilford 28% 6% 34%
Hamden 24% 18% 42%
Madison 26% 7% 33%
Meriden 24% 21% 45%
Milford 29% 12% 41%
New Haven 13% 41% 54%
North Branford 29% 4% 33%
North Haven 30% 7% 37%
Orange 27% 7% 34%
Wallingford 20% 11% 31%
West Haven 26% 25% 51%
Woodbridge 29% 8% 37%
Source: American Community Survey 2009-13.

Cost-Burdened Households as a Percent of All Households


